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Background: 
Purpose of the Report 


The Hamilton-Wentworth Official Plan has been in effect since January, 1995. The 
Planning Act requires municipalities to consider every five years the need for revisions 
to the Official Plan. Policy D.3.1 of the Plan requires the Region to “conduct a 
systematic and comprehensive review of this Plan at regular intervals of five years.” A 
key component of the Official Plan Review is fulfillment of Policy C.3.1.2.1 that states 
the Region will, “consider the need for additions to the Urban Area only at the time of 
the five-year Official Plan Review’. 


Accordingly, the purpose of this report is to evaluate the merits of the various proposals 
to expand the Urban Area boundary within the planning policy context provided by the 
Provincial Policy Statement and the Hamilton-Wentworth Official Plan. 


Planning Policy Context: 
Provincial Policy Statement 


The Region must have regard to the Planning Act and any policy statements issued 
under the Act. In February, 1997 the Province of Ontario issued a revised Provincial 
Policy Statement (PPS), which outlines a number of policies of the Province regarding 
land use patterns, housing, infrastructure, agricultural activities, natural heritage, cultural 
heritage, water quality, and public health and safety. 


With respect to the issue of designating lands to accommodate forecasted growth, the 
Provincial Policy Statement states in section 1.1.1: 


“Subject to the provisions of policy 1.1.2, cost effective development pattems will be promoted. 
Accordingly: 


C) Urban areas and rural settlement areas will be expanded only where existing designated 
areas in the municipality do not have sufficient land supply to accommodate the growth 
projected for the municipality. Land requirements will be determined in accordance with 
policy 1.1.2 


The policies of Section 2: Resources, and Section 3: Public Health and Safety will be 
applied in the determination of the most appropnate direction for expansions. 
Expansions into prime agncultural areas are permitted only where: 

1) there are no reasonable alternatives which avoid prime agncultural areas; and 


2) there are no reasonable alternatives with lower pnonty agricultural lands in the 
prime agncultural area. 


Further, policy 1.1.2 of the Provincial Policy Statement notes: 


“Land requirements and land use patterns will be based on: 


ec 


a) the provision of sufficient land for industnal, commercial, residential, recreation, open 
space and institutional uses to promote employment opportunities, and for an 
appropriate range and mix of housing, to accommodate growth projected for a time 
horizon of up to 20 years. (emphasis added) 


C) the provision of a range of uses in areas which have existing or planned infrastructure to 
accommodate them. 
e) providing opportunities for redevelopment, intensification and revitalization in area that 


have sufficient existing or planned infrastructure.” 


Planning Policy Context: 
Hamilton-Wentworth Official Plan 


The Hamilton-Wentworth Official Plan contains policies that conform to the revised 
Provincial Policy statement , the key one being Policy C.3.1 .2.3 that notes the following 
in regard to Urban Area boundary expansions: 


“Evaluate any request for expansion of the Urban Area during the five-year review in the context 
of: 


a) the Region-wide need for additional urban designations based on up-dated population, 
household and employment projections as per Table 1 and other policies in this Plan; 
b) the need for additional urban areas according to the distribution of expected growth 


between rural and urban areas, and among Area Municipalities as set out in this Plan. A 
ten year planning time frame will be used in conjunction with the supply of vacant 
residential land within each municipality and the achievement of housing targets; 

C) opportunities for a variety and mix of housing including high density and mixed uses and 
the proximity of residential uses to commercial, institutional and industrial service and 
employment centres and transportation infrastructure; 


d) potential environmental impacts and opportunities for enhancement, as may be 
determined by a sub-watershed plan; 

e) loss of prime agricultural land and mineral aggregate extraction opportunities; 

f) opportunities for the use of intensification within the existing urban boundary, as an 
alternative to urban boundary expansion, 

g) consultation with the public, Area Municipalities, and other government agencies, 

h) social impacts; 

i) cost and feasibility of providing a reasonable level of transit service, and the potential to 
encourage walking and cycling as an altemative to dnving; 

j) capital and operating costs, feasibility of providing and maintaining roads, storm and 
sanitary sewers, and piped water, and, 

k) any other servicing costs.” 


In terms of residential development, the policies of the Official Plan balance the desire 
for a compact urban form with the need to ensure an adequate supply of land is 
designated to encourage a range of housing in terms of cost and type. 


The Official Plan has policies requiring Regional Council to maintain at least a three 
supply of residential lots in draft approved and registered plans of subdivision and at 
least a ten year supply of lands designated for urban residential development (Policy 
Con 2.5): 
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Analysis and achievement of these policies is undertaken within the framework of a 20- 
year time horizon as mandated by the Provincial Policy Statement. This allows 
sufficient lead-time for detailed land use, infrastructure and financial planning matters to 
ensure new development land comes on stream in an orderly and market sensitive 
manner. By ensuring there is an adequate supply of lands available for urban 
development, Regional Council can have some influence on the cost of housing within 
the marketplace. 


Population and Household Forecasts and Land Budget Analysis 


Policy 3.1.2.3 of the Official Plan notes that proposals for Urban Area expansion are to 
be evaluated in the context of “the Region-wide need for additional urban designations 
based on up-dated population, household and employment projections.” Two 
background papers were recently completed to provide the necessary statistical 
information to assist in the evaluation of the Urban Area expansion proposals. 


Background Paper #2, “Hamilton-Wentworth Population, Household and Labour Force 
Projections, 1996 to 2021”, highlighted the following: 


Population 

e Hamilton-Wentworth’s population is forecast to increase by 108,000 people from an 
estimated 467,830 in 1996 to 575,825 in 2021. 

e Hamilton-Wentworth’s population will continue to age with the median age of the 
population expected to increase from 36 years in 1996 to 41 years of age in 2021. 

e The largest increases in population will be in the age group 65 and over, which is 
forecast to grow from 66,300 people in 1996 to 104,060 people in 2021 or 18% of the 
population. 


Household Forecasts 

e The number of households in Hamilton-Wentworth is forecast to increase by 57,000 
from an estimated 178,420 in 1996 to 235,580 in 2021. 

e The largest growth in the number of households will occur in households headed by 
individuals aged 55 and over, reflecting the ageing of the population. 


Labour Force Forecasts 

° The resident labour force in Hamilton-Wentworth is forecast to increase by 85,000 
people from an estimated 232,000 in 1996 to 317.000 in 2021. 

e The size of the labour force forecast to be working in Hamilton-Wentworth is 
expected to increase by almost 102,000 people between 1996 and 2001. This 
increase is larger then the expected growth in the resident labour force because a 
large number of people who dropped out of the labour force during the recession are 
returning and the unemployment rate will remain around 5% for the forecast period. 
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FORECAST POPULATION, HOUSEHOLDS and LABOUR FORCE 
Hamilton-Wentworth, 1996 — 2021 

[eg ee Ce 
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467,830 


Source: Census of Canada, 1996 & Region of Hamilton-Wentworth. 


Background Paper #3, “Analysis of Land Use Requirements to Meet Forecast Growth to 
the Year 2021”, undertook a review and assessment of likely growth and demand in the 
residential, industrial-business park and commercial sectors to the year 20241, These 
growth estimates were evaluated within the context of the available supply of lands that 
would be necessary to accommodate the future growth. A determination on the “need” 
to designate additional lands to accommodate future development within a 20-year time 
horizon was obtained. The background paper concluded the following: 


“Within the industrial sector, there is an ample supply of land to accommodate projected growth 
to the year 2021 and beyond. This land is available in designated Business Parks and in 
brownfield locations. It is likely that as financial incentives such as Tax Incremental Financing 
become established and environmental liability concems are addressed, there will be increased 
focus on the redevelopment of former industnal lands into other employment-generating uses. 


Within the commercial sector, there is an adequate supply of vacant land and other 
opportunities to accommodate growth to the year 2021. To a larger extent than the industnal 
sector, new commercial growth can be absorbed through avenues other than new construction 
on vacant commercial-designated lands. Within the Region of Hamilton-Wentworth there are at 
present over 4,000 vacant commercial buildings and units. As well, redesignation of lands 
within the industrial-business parks is occurring while certain industnal zoning designations do 
allow commercial activities as-of-nght. 


For at least the next fifteen years, Hamilton-Wentworth has an adequate supply of designated 
land to accommodate future residential growth. However, within the latter part of a 20-year time 
horizon to the year 2021 there will be a shortfall of designated lands to, even with 
redevelopment and infill opportunities taken into consideration. It is important to recognize that 
the population and household projections that underpin the land budget analysis can change 
and growth may in fact be slower than projected. Alternatively, continued strong economic 
growth in southern Ontano and Hamilton-Wentworth’s geographic proximity to the Greater 
Toronto Area (GTA) could increase the numbers of households moving to the Region.” 


The Land Budget Analysis report identified a dwelling unit deficit of approximately 6,500 
units, which at a density of 18 units per hectare translates into a designated land 
shortfall of approximately 363 hectares. However, the report pointed out “there is a 
degree of uncertainty and variability in the assumptions utilized for determining future 
land requirements. The anticipated market absorption of infill/redevelopment units could 
be higher or lower. The Ontario economy, which has been particularly buoyant in recent 
years, could experience a slowdown that would have negative repercussions on overall 
housing demand. The opening of new urban lands in Halton Region may have the effect 
of capturing market share that may have gone to Stoney Creek or Waterdown. 
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All of these factors or one of these factors could alter the dynamics of the land budget to 
the extent that within the 20-year time frame there may be in fact an adequate supply of 
designated urban land for residential purposes.” 


The report further noted “it would be prudent for the Region to exercise caution in 
designating new lands for urban development. This is in recognition of the uncertainty 
implicit within the land budget model and that the new designated urban lands will not 
be required until the latter part of the 20-year time horizon.” 


The Town of Flamborough Uncertainty 


At the time this report was prepared, there has been no decision on whether the Town 
of Flamborough would remain part of the “new” City of Hamilton. The Population and 
Household Projection Background Paper and the Land Budget Analysis Report included 
the Town of Flamborough within all calculations. Due to data and time constraints, staff 
were unable to prepare detailed future population and household projections and land 
budget analysis scenarios based on a “Flamborough-out” assumption. 


The following background information is provided to show recent growth trends in 
Flamborough in comparison to the Region of Hamilton-Wentworth: 


e Dwelling Starts — Over the period 1992-1998, the average annual number of new 
dwelling starts in Hamilton-Wentworth was 1,894. For the Town of Flamborough, 
the average number of new dwelling starts was 394. Therefore, Flamborough 
accounted for just over 20 percent of all new dwelling starts in Hamilton-Wentworth 
over the period 1992-1998. 

e Non-Residential Building Permit Values — Over the period 1995-1998, Flamborough 
accounted for approximately 5 percent ($13.2 million) of the total value of non- 
residential building permits issued in Hamilton-Wentworth ($277.0 million). 

e Population — See the Table on the following page based on Census of Canada data. 
Flamborough and more specifically Waterdown have recorded percentage 
population increases significantly higher than Hamilton-Wentworth. This can be 
attributed to Waterdown’s location at the western edge of the GTA. 


Wentworth Borough As % of HW As % of HW 
[a9e1 «| 414,445—| 24470 | 5610 [| 14% | 5.9% 
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[4996 | ~— 467,800 ~—«|«-34,045 | 11,660 | 25% | 7.3% 


1981-96 % 13.7% 


Source: Census of Canada. 


39.1% 107.8% 


e Households — See the table on page 7 based on Census of Canada data. Similar to 
the population data, Flamborough and Waterdown have recorded percentage 
increases of household growth higher than the overall Hamilton-Wentworth figure. 


Waterdown Flamborough 
borough As % of HW As % of HW 
7,545 


Source: Census of Canada. 


As the GTA commutershed has expanded westward, Waterdown has become an 
increasingly attractive option for new homebuyers. It appears that the new growth that 
has occurred in Waterdown is unique and likely cannot be realized elsewhere in 
Hamilton-Wentworth. 


lf Flamborough ultimately decides to leave the “new” City of Hamilton, there is a 
possibility that there will not be a “Shortfall” of Urban Area designated land as this 
growth/demand will not likely “Shift” to other locations in Hamilton-Wentworth. 
However, without a comprehensive re-evaluation of future population and household 
growth forecasts and subsequent land budget needs that do not include the Town of 
Flamborough, it is difficult to make definitive conclusions. Should Flamborough not 
become part of the City of Hamilton, it may be prudent to defer all Urban Area boundary 
expansion requests until the governance and boundary matters have been finalized and 
revised population, household and land budget requirements have been prepared as 
part of a new Official Plan for the City of Hamilton. 


Review and Assessment of the Urban Area Expansion Proposals 


There are 6 geographic areas within the Region where requests have been made for 
lands to be included within the Urban Area designation (see Map Number 1). Within 
each broad area there are a number of individual requests for redesignation of lands to 
Urban. As noted previously, policy 1.1.1 of the Provincial Policy Statement Policy and 
C.3.1.2.3 of the Hamilton-Wentworth Official Plan are key in reviewing the merits of the 
proposed Urban Area boundary expansions. With these policies as context, an 
assessment of the various proposals is provided below. 


Town of Dundas — Pleasant View 


The Pleasant View Neighbourhood comprises approximately 156 hectares for 
residential uses. The individual requests include: 


- Marion Cartwright and Bruce Cartwright, 36.4 ha. 
- 336477 Ontario Ltd., 8.1 ha. 

- 557619 Ontario Ltd., 21.0 ha. 

- Angelo Benvenuti, 26.3 ha. 

- Bella Court Developments Limited 48.2 ha. 

- Pleasantview Estates Inc., 16.0 ha. 
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The Pleasant View lands in the Town of Dundas have a long planning history. At the 
present time, the lands are designated “Parkway Belt West” in the Official Plan. 
However, the Ministry of Municipal Affairs and Housing indicated in 1997 they intend to 
remove these lands from the Parkway Belt West Plan. The timing of the Ministry's 
intention is unclear, as nothing further has transpired since 1997. 


An Ontario Municipal Board decision from June, 1995 (#0930179) noted that 
development could occur within the Pleasant View lands provided there was a 25 acre 
minimum lot size. . 


The Pleasant View lands are within very close proximity to the Borer’s Falls-Rock 
Chapel Environmentally Significant Area, the Royal Botanical Gardens, Cootes 
Paradise and the Niagara Escarpment Plan area. The Pleasant View lands are not 
contiguous to other designated Urban lands in the Town of Dundas but are adjacent to 
an Industrial park designation in the Town of Flamborough. 


The Pleasant View lands are presently serviced by piped water. Sanitary sewers have 
been constructed along Valley Road to the west. The sanitary servicing that is in place 
on Valley Road was not intended for the Pleasant View lands but for the Urban area of 
the Town of Flamborough. Due to the typography of the Pleasant View lands, servicing 
would be very difficult and a significant infrastructure investment would be required. 


The lands are close to the intersection of Highway #6 and York Road that would 
facilitate easy access to Highway # 403, however internal road improvements would be 
required. j 


The Town of Dundas has not indicated a preferred designation for these lands. The 
Pleasant View lands are not designated as Prime Agricultural Lands due to the severe 
typography and the types of soils present. 


Recognizing the required minimum lot size set forth by the OMB for current servicing 
patterns, potential adverse environmental impacts, the difficulty for full urban servicing 
and that these lands are not contiguous to other Urban designated lands, the request to 
place the Pleasant View lands under the Urban Area designation would not be 
appropriate. . 


City of Stoney Creek 


There are three components to the proposal put forward by the City of Stoney Creek: 


4. The Winona-Fruitland Planning District comprising approximately 210 hectares for 
predominantly residential uses; 

2. The Winona North-East Planning District comprising approximately 30.5 hectares for 
predominately residential uses; and, 

3. The Fifty Creek Watershed Planning District comprising approximately 26 hectares 
for business park uses. 
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Winona-Fruitland and Winona North-East Planning Districts 


The Winona-Fruitland Planning District is bounded on the north by Barton Street and 
the Stoney Creek Industrial-Business Park, on the west by the future Fruitland Road, on 
the east by the Winona Urban Community and on the south Highway #8. The Winona 
North-East Planning District is located north of Barton Street, south of the east-west CN 
Rail tracks, west of Fifty Road and east of Winona Road. 


The lands encompassed by both Planning Districts are contiguous to other Urban Area 
designated lands and are in close proximity to existing residential uses and a major 
employment node. 


The Winona-Fruitland Planning District is adjacent to the Niagara Escarpment Plan 
Protection Area designation south of Highway #8. There are no Environmentally 
Significant Areas within the Planning District boundaries or within close proximity. 


The City of Stoney Creek has prepared background studies on the need for additional 
Urban designations within the community and requested the Environmentally Services 
Committee on December 14, 1999 to designate the lands encompassed by the Winona- 
Fruitland and the Winona North-East Planning Districts as Urban. 


The Winona-Fruitland and Winona North-East lands are recognized by the Official Plan 
as Prime Agricultural lands. A portion of these lands are also designated as “Specialty 
Crop Areas”, which is the only area in the Region with this unique designation. A 
Specialty Crop Area is defined as “areas where a combination of special soils, climate 
and other factors exist that provide desirable conditions for the production of tender 
fruits and other specialty crops such as vegetables.” A loss of prime agricultural lands 
would occur if this area were designated as Urban Area to accommodate future 
residential growth. 


In terms of the infrastructure for the Winona-Fruitland Planning District, piped water is 
available to service the lands along all the major roads. Sanitary sewers are also 
available throughout the majority of the Planning District, however there are some minor 
missing links in the system along Highway #8 and Barton Street. Construction of storm 
sewers would be required in certain areas to facilitate urban development. 


For the Winona North-East Planning District, a trunk sewer is located on Winona Road. 
Land Development Department staff believe the provision of piped water would be more 
difficult for these lands than the Winona-Fruitland Planning District. 


A performance evaluation of the water main and trunk sewer system would have to be 
undertaken to accommodate future Urban land uses as these full urban services have 
been in the ground for a number of years and the relatively flat gradient of the lands in 
the Planning District 


The lands are in close proximity to two interchanges with the QEW Highway at Fifty 
Road and Fruitland Road. The Hamilton Street Railway (HSR) provides public transit 
service along Barton Street and Highway #8. 
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The Winona-Fruitland and Winona North-East lands can be considered suitable for 

redesignation from Rural to Urban to meet the shortfall in designated lands to 

accommodate future residential growth on the following basis: 

e the lands represent a logical extension of the existing Urban boundary; 

the bulk of servicing infrastructure is already established; 

there are no constraints with the major transportation infrastructure; 

the lands can be readily served by public transit; 

the lands are adjacent to existing residential neighbourhoods and a major 

employment node; and, 

e the long-term need established by the Land Budget Analysis Report for additional 
Urban-designated lands can be adequately satisfied. 


However, a key concern that has to be addressed and will likely be identified by the 
Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) is the fact that these 
lands are designated as Prime Agricultural Lands and more specifically “Specialty Crop 
Areas’. 


Fifty Creek Watershed Planning District 


For the most part, the comments noted above for the other Stoney Creek Urban Area 
expansion requests are applicable in this proposal as well with two major exceptions. 


The Land Budget Analysis report noted there is an ample supply of designated 
Business Park lands in the Region. The Stoney Creek Business Park did experience 
recent strong absorption trends, however the non-residential development sector tends 
to be volatile in terms of year-to-year absorption rates. If these high land absorption 
trends continue for an extended period of time, there may be a land supply constraint 
over the long-term. | 


In terms of servicing infrastructure, an extension eastward of the main truck sewer 
would be required. Further, piped water services would have to be extended into the 
area. In general, the servicing requirements are more problematic in the Fifty Creek 
Watershed Planning District than the Winona-Fruitland and Winona North-East Planning 
Districts. 


As there is an adequate supply of available land for business park uses, the proposed 
designation of these lands to Urban Area cannot be supported. 


Township of Glanbrook - Rymal Road East to Swayze Road 


Extending east from the City of Hamilton municipal boundary (Trinity Church Road) 
between Rymal Road East and the Ontario Hydro corridor to Swayze Road, there are 
several proposals to extend the Urban Area boundary southerly from the current 
boundary of Rymal Road East. Comprising approximately 185 hectares for 
predominantly commercial, recreational and residential uses, the individual requests 
include: 


£495 


- Mariaz/Pelech/Nimigan, 17.7 ha. 

- Multi-Area Developments Inc., 72.9 ha (see below). 

- J. Beume Real Estate Ltd., 16.2 ha. 

- 100 Main Street East Limited/Frisina Construction Co., 68.6 ha (see below). 
- West side of Fletcher Road, 10.0 ha. 


For the 100 Main Street East Limited request, the applicant submitted an application for 
a Regional Official Plan Amendment in January, 1999 for redesignation from “Rural” to 
“Urban” for approximately 37.7 ha to allow for commercial and residential uses (File No. 
ROPA 99-01, see Map Number 2). 


A revised proposal was submitted in June, 1999 which applied only to lands adjacent to 
Rymal Road East consisting of approximately 15.5 ha. At the same time, the Region 
was requested to consider all of 100 Main Street East Limited’s lands for inclusion 
within the Urban Area designation. The revised proposal was for a mixed-use 
development consisting of commercial and recreational uses and Piolessione and 
medical office uses. 


On December 16, 1999, the applicant formally requested referral of the proposed 
Regional Official Plan Amendment as amended to the Ontario Municipal Board and a 
Pre-hearing has been scheduled for March 29, 2000. 


For the Multi-Area Developments Inc. request, the applicant submitted an application for 
a Regional Official Plan Amendment application in August, 1999 for redesignation from 
“Rural” to “Urban” for approximately 72.9 ha to allow for a range of uses including 
residential, commercial, recreational and institutional (File No. ROPA 99-02, see Map 
Number 2). 


The Heritage Green District of the City of Stoney Creek is located immediately to the 
north of Rymal Road East. . 


The Land Budget Analysis Report indicated a need for approximately 363 hectares of 
residentially-designated land in the latter part of the 20-year forecast horizon. The total 
land area encompassed by this proposal is approximately 185 hectares. However, 
these lands are proposed for a number of uses including commercial, residential and 
recreation. The Land Budget Analysis Report noted “within the commercial sector, 
there is an adequate supply of vacant land and other opportunities to accommodate 
growth to the year 2021. To a larger extent than the industrial sector, new commercial 
growth can be absorbed through avenues other than new construction on vacant 
commercial-designated lands. Within the Region of Hamilton-Wentworth there are at 
present over 4,000 vacant commercial buildings and units. As well, redesignation of 
lands within the industrial-business parks is occurring while certain industrial zoning 
designations do allow commercial activities as-of-right.” On this basis, there is no 
evidence of market need for additional Urban Area designated lands in Hamilton- 
Wentworth to accommodate future commercial growth. 
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The community of Binbrook, located approximately 7-8 kilometres south of this 
proposed Urban Area expansion, is planned to be fully serviced by 2000/2001. The 
infrastructure servicing to accommodate future residential development in Binbrook has 
been planned for many years and will be located to the west of the Rymal Road East 
proposed Urban Area expansion. The new Binbrook servicing will not facilitate the 
servicing of these lands. If the lands south of Rymal Road East were designated as 
Urban Area to accommodate future residential development, this would have the effect 
of undermining the residential market appeal of Binbrook. In effect, designation of lands 
south of Rymal Road East as Urban Area could undermine the public infrastructure 
investment that has and will continue occur in the Binbrook community. 


There are no Environmentally Significant Areas within the land proposed as Urban or 
within close proximity. Further, the lands are not in close proximity to any Niagara 
Escarpment Plan designations. 


There are concerns in regard to servicing the lands south of Rymal Road East. Based 
on discussions with Land Development Department staff, at a minimum an additional 
pumping station would be required to eliminate the need for “off-peak pumping” and an 
extension of the trunk sewer would be required. Piped water upgrades would also be 
required. As the typography and natural drainage patterns in this area of the Region 
are varied, an overall Master Servicing Plan would be required and the new and 
upgraded servicing requirements would require significant expenditures. 


A key transportation concern pertains to the construction of the north-south portion of 
the Red Hill Creek Expressway. Official Plan Policy C.3.1.2.8 notes “the area in Stoney 
Creek south of the Niagara Escarpment and west of Highway No. 20, known as 
Heritage Green, is limited to a maximum planned population, as established by 
resolution, until additional appropriate north-south transportation capacity across the 
Niagara Escarpment has received all necessary final approvals, including financial 
commitments to permit construction.” 


Currently this area is limited to a population of 21,000 people. This means that 
approximately one-half of the currently planned 5,400 housing units for this area cannot 
receive approval for construction until a successful resolution of this transportation 
infrastructure issue. When this constraint may be lifted is uncertain given the recent 
decision of the Federal Government to conduct a Federal Environmental Assessment of 
the Expressway. 


Therefore, at the present time a portion of the Urban Area vacant lands north of Rymal 
Road East within the Heritage Green Area of Stoney Creek are effectively frozen and 
must remain vacant until the north-south Expressway issue is satisfied. The various 
proposals for an extension of the Urban Area boundary for residential development 
south of Rymal Road East are premature until the north-south transportation access 
issue is adequately satisfied. 


These lands are recognized as Prime Agricultural Lands. As such, a loss of prime 
agricultural lands would occur if this area were designated as Urban to accommodate 
future residential and commercial growth. 


ee 


In consideration of application ROPA-99-01 (100 Main Street East) located within this 
area, the Township of Glanbrook Council approved a recommendation that “requests 
that the Region consider the potential for commercial development at this location as 
part of its review of the need for additional commercial development in the Region’ 
(Planning and Development Committee, Report 7-99, Item 9, August 16, 1999). 


City of Stoney Creek Council approved a recommendation that states “the Region be 
requested to consider the proposal from 100 Main Street East Limited within the 
Regional Review of its urban land needs and the Region demonstrate that the proposal 
is in compliance with the Provincial Policy Statement’ (Planning Committee Report No. 
99.01, September 15, 1999). 


City of Hamilton Council approved a recommendation that states that “the City of 
Hamilton does not support the proposed re-zoning and Official Plan Amendment at 
Rymal Road and Swayze Road...for the following reasons: i) the proposal will 
undermine the viability of lands presently designated as Commercial as established by 
the City of Hamilton Official Plan; ii) the supporting background documentation on 
market.assessment/demand has overstated future commercial demand; and, ili) the 
proposal appears to be in conflict with Policy H.1.2 of the Glanbrook Official Plan” 
(Section 6,.9" Report, Planning and Development Committee, April 13, 1999). 


The Land Budget Analysis Report noted there is an adequate supply of lands available 
elsewhere in Hamilton-Wentworth to accommodate future commercial development 
within the 20-year time horizon. Further, comments received from the City of Hamilton 
on application ROPA-99-01 note they have concerns with the proposal. 


In addition, as the lands are designated as a “Prime Agricultural Area” it is likely the 
Ontario Ministry of Agriculture, Food and Rural Affairs will have additional comments to 
provide. Based on the foregoing, it is not appropriate to designate as Urban Area the 
lands extending east from the City of Hamilton municipal boundary between Rymal 
Road East and the Ontario Hydro corridor to Swayze Road. 


Regional Official Plan Amendment application ROPA-99-01 (100 Main Street East 
Limited) should be denied as a premature and on the basis that a supply of Urban Area 
designated land is available elsewhere to accommodate future commercial 
opportunities within a 20-year time frame. 


Regional Official Plan Amendment application ROPA-99-02 (Multi Area Developments 

Inc.) should be denied as a premature and on the basis that: 

i) a supply of Urban Area designated land is available elsewhere to accommodate 
future commercial opportunities within a 20-year time frame; 

ii) residential development on Urban Area designated lands south of Rymal Road 
East would conflict with the planning intentions of the Hamilton-Wentworth 
Official Plan pertaining to the Heritage Green area of Stoney Creek; and, 

ili) residential development on Urban Area designated lands south of Rymal Road 
East would undermine the planned public infrastructure investment undertaken 
for the Binbrook urban community and impede the future absorption of residential 
lands in this community. 


SAG 2 


Township of Glanbrook — South-East Corner, Highway #20/Rymal Rd. E./Highway #56 


Lands at the south-east corner of Highway #56/Rymal Road East/Highway #20. The 
applicant, Artstone Holdings Limited, submitted an application for a Regional Official 
Plan Amendment in January, 2000 for redesignation from “Rural” to “Urban” for 
approximately 28.5 hectares for a proposed mixed commercial and residential uses 
(File No. ROPA-00-01, see Map Number 2). . 


The issues and constraints for this proposed expansion of the Urban Area boundary are 
the same as the previous discussion for the lands west of Swayze Road, south of 
Rymal Road and west to the City of Hamilton municipal boundary. The designation of 
this 28.5 hectare land parcel to Urban Area cannot be supported. 


Therefore, Regional Official Plan Amendment application ROPA-00-01 (Artstone 

Holdings Limited) should be denied as premature and on the basis that: 

i) a supply of Urban Area designated land is available elsewhere to accommodate 
future commercial opportunities within a 20-year time frame; 

ii) residential development on Urban Area designated lands south and east of 
Rymal Road East and Highway #20 would conflict with the planning intentions of 
the Hamilton-Wentworth Official Plan pertaining to the Heritage Green area of 
Stoney Creek; and, 

iil) residential development on Urban Area designated lands south and east of 
Rymal Road East and Highway #20 would undermine the planned public 
infrastructure investment undertaken for the Binbrook urban community and 
impede the future absorption of residential lands in this community. 


Township of Glanbrook — Twenty Road East 


The proposed Urban Area expansion is for lands located east of Highway #6 and 
immediately south of Twenty Road East comprising approximately 25.3 hectares for 
predominantly residential uses (Weizer Investments Limited). 


The Urban Area boundary is located adjacent to the above-noted lands. The 
designation of the adjacent lands as Urban was done in recognition of existing 
residential subdivisions that were constructed some 40-45 years ago and a minor infill 
residential development in the late 1980’s. The extent of the Urban Area designation 
south of the Ontario Hydro corridor is not indicative of a conscious planning policy 
direction but a reflection of a pre-existing situation of poor community planning policy 


These lands are recognized as Prime Agricultural lands. As such, a loss of prime 
agricultural lands would occur if this area were designated as Urban to accommodate 
future residential, commercial or industrial-business park growth. 


Land Development Department staff have indicated piped water, storm and sanitary 
sewers presently service the Airport along Highway #6. However, it is likely an upgrade 
to the existing pumping station would be required and it is uncertain whether 
downstream capacity exists. Overall, a Master Serving Plan would be required and 
infrastructure expenditures would be required. 


Have 


There are no Environmentally Significant Areas within the land proposed as Urban or 
within close proximity. Further, the lands are not in close proximity to any Niagara 
Escarpment Plan designations. 


With the recent announcements of expanded air passenger flights for the International 
Airport, there may be revisions to the Transport Canada Noise Exposure Forecasts 
(NEF) as they pertain to the location of residential development. At the present time, a 
restrictive NEF is located adjacent to Dickenson Road. If NEF forecasts were adjusted, 
there would be implications on the development potential of the lands requested to be 
included as Urban Area. 


The Township of Glanbrook did not provide comments on the proposed expansions to 
the Urban Area boundary in this part of the municipality. 


Extending the Urban Area boundary to encompass these lands would not be 
appropriate. This is in recognition that the present Urban Area boundary was extended 
south of the east-west Ontario Hydro corridor to reflect the existence of residential 
subdivisions constructed some 40-45 years ago and a minor residential infill 
development in the late 1980's. The location of the present Urban Area boundary was 
never intended to provide a “beach-head” for the expanded urbanization of this area of 
the Township of Glanbrook. 


Township of Glanbrook — Official Plan Deferral #11 


Hamilton-Wentworth Official Plan Deferral #11 located north of the Hamilton 
International Airport and bounded on the north by Twenty Road West, Glancaster Road 
to the west, Dickenson Road to the south and Highway #6 (approximately) to the east. 
The lands comprise approximately 283 hectares and the individual requests include: 

- The Sons of Italy (Hamilton) Charitable Corporation, 28.3 ha. 

- . 20 Road Development Inc., 38.4 ha. 

- Zahava Zahavy, 40.5 ha. 


In March, 1995, the above-noted organizations/individuals submitted an application for a 
Regional Official Plan Amendment to permit residential and business park uses (File 
No. ROPA-95-02). At the request of the applicants, the proposed amendment was held 
in abeyance pending further consultations and a more clear direction of future airport- 
related development and a review of the overall need for new Urban-designated lands. 


The recently completed Airport Master Plan examined short, medium and long-term 
development scenarios for the Airport and surrounding lands. The Master Plan 
determined that the focus for future development is for lands to the south and west of 
the Airport. 


In addition, the Land Budget Analysis Report determined there was a considerable 
supply of vacant and designated Business Park lands to accommodate future growth 
well beyond the 20-year time horizon. 


Ets 


There are no Environmentally Significant Areas within the land proposed as Urban or 
within close proximity. Further, the lands are not in close proximity to any Niagara 
Escarpment Plan designations 


These lands are recognized as Prime Agricultural Lands. As such, a loss of prime 
agricultural lands would occur if this area were designated as Urban to accommodate 
future residential and business park growth. 


Land Development department staff have indicated piped water, storm and sanitary 
sewers presently service the Airport along Highway #6. However, it is likely an upgrade 
to the existing pumping station would be required and it is uncertain whether 
downstream capacity exists. Overall, a Master Serving Plan would be required and 
infrastructure expenditures would be required. 


With the recent announcements of expanded air passenger flights for the International 
Airport, there may be revisions to the Transport Canada Noise Exposure Forecasts 
(NEF) as they pertain to the location of residential development. At the present time, a 
restrictive NEF is located adjacent to Dickenson Road. If NEF forecasts were adjusted, 
there would be implications on the development potential of the lands requested to be 
included as Urban Area as they pertain to residential uses. Township of Glanbrook 
Planning staff have indicated that any residential uses south of Twenty Road West 
would be inappropriate due to the proximity of the International Airport. 


Recognizing the uncertainty of the location of the proposed Mid-Peninsula highway and 
the evolving air passenger function at the Hamilton International Airport, it would be 
prudent to maintain Deferral #11 and continue to hold Regional Official Plan 
Amendment application 95-02 in abeyance. At the time of the next review of the Urban 
Area boundary, it is likely economic conditions, airport-related activities and business 
park absorption trends will have advanced to the point where a more accurate 
assessment of the need to include these lands as Urban Area can be made. 


Conclusion: 
Preferred Urban Area Expansion in Hamilton-Wentworth 


The Provincial Policy Statement notes “land requirements and land use patterns will be 
based on... the provision of sufficient land for industrial, commercial, residential, 
recreation, open space and institutional uses to promote employment opportunities, and 
for an appropriate range and mix of housing, to accommodate growth projected for a 
time horizon of up to 20 years.” 


The Provincial Policy Statement also notes that “expansions into prime agricultural 
areas are permitted only where... there are no reasonable alternatives which avoid 
prime agricultural areas... and there are no reasonable alternatives with lower priority 
agricultural lands in the prime agricultural area.” 


oe 


The Land Budget Analysis Report noted Hamilton-Wentworth has a supply of 
designated lands to accommodate residential growth for at least the next fifteen years. 
Policy C.3.1.2.5 identifies a target of “a ten year supply of land designated for future 
residential development.” This target has been achieved. Over a 20-year time horizon 
there is a shortfall of approximately 363 hectares of designated Urban Area land to 
accommodate future residential growth. This shortfall number should be treated with 
caution, as there is great deal of uncertainty in preparing long-term population, 
household and land absorption projections. It is for this reason that most Ontario 
municipalities evaluate Urban Area land budgets every 5 years and the new City 
Hamilton will undertake this evaluation again in five years time. 


The Land Budget Analysis Report further noted there is an adequate supply of 
designated Urban Area land to meet forecasted commercial growth within a 20-year 
time horizon. In addition, there is approximately 1,200 hectares of land designated for 
Business Park uses, which is well in excess of projected needs over the 20-year time 
horizon. All of these designated Business Park lands are included within the existing 
Urban Area boundary and are not designated as Prime Agricultural Lands. In 
accordance with the Provincial Policy Statement and Hamilton-Wentworth Official Plan 
policy objectives for Urban Area’s, the excess Business Park inventory requires review 
for redesignation to residential before an expansion of the Urban Area boundary on 
Prime Agricultural Lands is considered. 


In consultation with the Area Municipal Planning Departments, a preliminary review of 
the various Business Park lands was undertaken to determine areas that could be 
considered for redesignation to permit residential uses. A key criterion in this review 
was ensuring that possible redesignations would not undermine the integrity or long- 
term planning objectives of the Business Park designation on the remaining lands and 
new residential lands could form part of broader planned residential communities in 
adjacent areas. A more intensive review will likely yield other designated Business Park 
lands suitable for residential development or a reprioritization of the lands identified 
through the preliminary review. 


Town of Flamborough — Within the Clappison’s Corner’s Business Park, the area east of 
Highway #6 and north of Borer’s Creek should be considered for redesignation to 
accommodate residential uses. There is another area south of Dundas Street East and 
east of Highway #6 that should also be considered. These two areas comprise 
approximately 58 hectares (see Map Number a) 


The lands are contiguous to existing residential development to the east and sanitary 
sewers are already in place. The Borer’s Creek also provides a natural boundary 
between the business park and commercial uses at the intersection of Highway’s #5 
and #6 and the potential residential uses that would be located north of the Creek. 
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City of Hamilton — Within the East Mountain Business Park, lands south of Stone 
Church Road East between the north-south Ontario Hydro corridor and the Hamilton/ 
Stoney Creek boundary to the east should be considered for redesignation to 
accommodate future residential. These lands comprise approximately 36 hectares. 
Piped water is available to service the lands; storm and sanitary sewers are presently 
unavailable. A short-term constraint with these lands is the uncertain status of the north- 
south Red Hill Creek Expressway, however within a 20-year time horizon it is 
anticipated this will be resolved (see Map Number 4). 


The redesignation of portions of the existing Business Parks to accommodate future 
residential growth is a “reasonable alternative” in the context of the Provincial Policy 
Statement requirement to look alternatives to Urban Area boundary expansions. The 
total area encompassed by these lands is approximately 94 hectares. Therefore, a 
shortfall of approximately 269 hectares of designated Urban Area land to accommodate 
future residential growth remains to be allocated. 


As noted in the Land Budget Analysis Report, a comprehensive assessment of the need 
and demand for designated Business Park lands is warranted. This assessment would 
properly position this community to capture new industrial-business park growth in the 
21* century and ensure the long-term viability and sustainability of the remaining 
designated Business Park lands. In addition, this assessment would provide a detailed 
quantitative base for evaluating long-term designated Urban Area needs in the new City 
of Hamilton. As a result of this assessment, there may be other designated Business 
Park lands that could be considered for redesignation to permit residential uses. 


The Provincial Policy Statement and Official Plan Policy C.3.1.2.3 provides guidance on 
assessing expansions to the existing Urban Area boundary. Based on an evaluation of 
the individual Urban Area expansion proposals, there is merit for adjusting the Urban 
Area boundary to include the Winona-Fruitland and Winona North-East Planning 
Districts comprising approximately 240 hectares on the following basis: 


e the need for additional Urban Area lands to accommodate future residential growth 
has been documented within the Land Budget Analysis Report; 

e the lands are located adjacent to an existing employment node (Stoney Creek 
Industrial-Business Park) and residential neighbourhoods to the west and east; 

e the lands represent a logical extension and in-filling of the existing Urban Area 
boundary; 
the lands can be readily served by public transit; 

e the lands are in very close proximity to two interchanges with the Queen Elizabeth 
Way highway and there are no constraints with the major transportation 
infrastructure; and, 

e most of the servicing infrastructure, i.e., storm and sanitary sewers and piped water, 
is already established, thus minimizing future capital expenditures. 
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One key concern that requires further consultation is that these lands are “Prime 
Agricultural Lands” and portions of these lands are identified as a “Specialty Crop Area’. 
With the exception of the Pleasant View lands in the Town of Dundas, all of the Urban 
Area expansion proposals involve “Prime Agricultural Lands’. However, due to the 
planning policy and engineering and transportation constraints evident for the other 
Urban Area boundary expansion proposals, these other lands cannot be considered as 
a “reasonable alternative” to the Stoney Creek lands in the context of the Provincial 
Policy Statement and Official Plan Policy C.3.1.2.3. Notwithstanding, it would be 
appropriate to liaise with the Ontario Ministry of Agriculture, Food and Rural Affairs 
(OMAFRA) on this proposed expansion of the Urban Area boundary. 


lt was noted previously that a performance evaluation of the water main and trunk 
sewer system should be undertaken for the Stoney Creek lands due to the age of the 
system and the overall land gradient. It would be prudent to undertake this performance 
evaluation prior to a formal amendment of the Urban Area boundary designation and 
the evaluation should be undertaken in the context of the overall required capital and 
operating cost expenditures that would be incurred by the new City of Hamilton for 
these lands. 


With the potential redesignation of portions of the Clappison’s Corner’s Business Park 
and the Hamilton East Mountain Industrial-Business Park for residential purposes and 
the inclusion of the Winona-Fruitland and Winona North-East Planning Districts in the 
Urban Area, there would remain a “mathematical” shortfall of approximately 29 hectares 
over a 20-year time horizon to accommodate future residential growth. It is very likely 
that this 29 hectare shortfall would be secured through a more intensive review of the 
designated Business Park lands identifying additional land parcels suitable for 
residential uses. 


Further, considering the variability of the assumptions that under-pin the long-term 
population, household and land absorption projections and the planning and 
infrastructure constraints of all the other Urban Area expansion proposals, this shortfall 
is numerically insignificant over a 20-year time horizon and it is not appropriate to 
designate additional Urban Area lands at the present time to make up this shortfall. 


For example, if the population projections recently released by the Ontario Ministry of 
Finance was utilized instead of the projections generated in Background Paper #2, 
future long-term household growth would be lower in Hamilton-Wentworth. There would 
then be a commensurate reduction in the required lands to accommodate future 
residential growth over the 20-year time horizon and there would be no mathematical 
shortfall. 


Accommodating the long-term shortfall through the potential redesignation of portions of 
the Clappison’s Corner’s Business Park and the Hamilton East Mountain Business Park 
for residential development and the inclusion of the Winona-Fruitland and Winona 
North-East Planning Districts in the Urban Area is reasonable. In addition, a 
comprehensive review and evaluation of all designated Business Parks could potentially 
yield other opportunities where residential development could be considered. 


A 


In the next 5-year Review of the Official Plan and at such time as economic, land supply 
and housing demand conditions clearly warrant, another comprehensive expansion of 
the Urban Area boundary could be considered. Any other Urban Area boundary 
expansions in Hamilton-Wentworth would be premature and inconsistent with the 
policies and directions of the Provincial Policy Statement and the Hamilton-Wentworth 
Official Plan. 


At the time this report is being prepared, it is uncertain whether the Town of 
Flamborough will be part of the “new” City of Hamilton. If Flamborough is not part of the 
City of Hamilton, a comprehensive re-evaluation of future population and household 
growth forecasts and subsequent land budget needs should be undertaken. 
Accordingly, it may be prudent to defer all Urban Area boundary expansion requests 
until the governance and boundary matters of the City of Hamilton has been finalized. 
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